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WESTPORT, CONNECTICUT 


DEPARTMENT OF PUBLIC WORKS 
TOWN HALL, 110 MYRTLE AVENUE 
WESTPORT, CONNECTICUT 06880 
(203) 341 1120 
 


 
 
MEMORANDUM 
 
 
Date: 02/19/2020  
 
To: Planning & Zoning Commission 
 
From:  Edward Gill, Engineer II 
 
Re: 71 Hillandale Road, Special Permit Appl. #19-064 
 
Reference Materials Reviewed: 
 


 Application Materials dated 01/23/2020. 


 Plan prepared by Leonard Surveyors LLC entitled “Plot Plan Prepared for Congregational 
Church of Greens Farms, 71 Hillandale Road, Westport, Connecticut,” dated 11/28/2019, 
as revised to 12/24/2019. 


 Plan prepared by Leonard Surveyors LLC entitled “Proposed Improvement Plan Prepared 
for Congregational Church of Greens Farms, 71 Hillandale Road, Westport, Connecticut,” 
dated 11/28/2019, as revised to 01/22/2020. 


 Architectural plans prepared by Steve Orban, Architect, seven sheet set, dated 11/19/2019, 
as revised to 01/22/2020. 


 
 
Dear Planning & Zoning Commission: 
 
Our office has reviewed the proposed activity as depicted by the above referenced documents. 
Based on these criteria, we offer the following comments: 
 


1. Project Description. The applicant is proposing to adjust a parking lot layout, construct 
a new entry to said lot, construct several additions, construct new walkways, and construct 
a new roof over an existing courtyard. 


2. Zoning Board of Appeals (ZBA). It appears an additional variance from the Town of 
Westport Zoning Regulations, Sec. 34-11.2 Curb Cuts and Access Drives, may be required.  
See parking area comments below. 


3. Permitting. As part of the Planning & Zoning Permit process, the applicant shall be 
required to secure a Driveway Permit and possibly a Road Opening Permit. 


4. Drainage. The proposed improvements will require an engineered drainage report and 
site plan.  Drainage facilities exist on-site, however, none of them are shown on the plans 
provided.  See comment below. 


5. Grading. The proposed plan does not depict proposed grading.  See parking area 
comment below. 
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6. Sedimentation & Erosion Controls. The plan does not depict any sedimentation & 
erosion controls.  See comment below. 


 
With respect to the referenced materials, we offer the following comments: 
 


1. Parking Area.  The proposed site plan shows a proposed entry from Colonial Road and 
a new parking layout in the rear lot, but the extent of these proposed changes is not clear.  
These changes potentially impact traffic and loading circulation, the proposed entry to 
Colonial Road, and Colonial Road itself. 
 
The proposed parking layout does not appear to be conducive to traffic circulation, 
primarily in the areas of the dumpsters, the new entry to Colonial Road, and parking spots 
75 and 62.  As depicted, it is not clear whether vehicles can maneuver the transition from 
the new access way to the parking area.  Similarly, it is not clear whether the new access 
way is meant for one-way traffic (entrance or exit).  The dumpster locations do not appear 
to comply with the Town of Westport Planning & Zoning Regulations Sec. 34-11.14 Design 
and Access to Dumpster Area.  With respect to loading, the orientation and location of the 
dumpsters may render them inaccessible to waste removal vehicles. 
 
The new entry to Colonial Road raises additional concerns regarding line of sight, curb 
cuts, and grades.  The new entry does not depict appropriate radii at Colonial Road, and 
more importantly, it puts the utility pole directly into the line of sight of the driver.  
Proposed grades are also not depicted in the new entry area or the new parking layout.  As 
such, it is not clear whether it complies with the Driveway Ordinance or Planning & Zoning 
Regulations.  Finally, with respect to the new entry, it creates an additional curb cut which 
may require a variance from the Town of Westport Planning & Zoning Regulations, Sec. 
34-11.2 Curb Cuts and Access Drives.  This regulation limits a site to a maximum of two 
curb cuts unless a third is required for emergency vehicles.  
 
The new parking layout raises concerns regarding Colonial Road.  The proposed layout 
relocates the planted buffer between the existing parking area and Colonial Road.  The 
“Proposed Planting Area” shown on the plans does not align with the existing edge of 
pavement, and in effect depicts realigning a small portion of Colonial Road.  Neither this 
potential realignment nor the proposed plantings are permitted in the Town Right-of-
Way. 
 


2. Drainage.  The proposed plan depicts an increase in impervious area, which will require 
an engineered site plan and drainage report.  This report can include the existing storm 
water system if necessary, and shall conform to the Town of Westport Storm Water 
Drainage Design Standards.   


 
3. Sedimentation & Erosion Controls.  A site plan depicting adequate sedimentation 


and erosion controls shall be required. 
 


Per this review, the application is incomplete and requires further submissions. While the 
granting of this approval is at the discretion of the Commission, we recommend that an 
engineered site plan, drainage report, and sedimentation and erosion control plan be submitted 
for review prior to taking such action. 
 
Please contact me should you have any questions regarding the above items. 
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Thank you, 
 


 
 
Edward Gill, 
Engineering Department 


 
 
 
 
 
L:\Permit Data\Hillandale Road\71 Hillandale Road\19-064\Outbound\Hillandale Road 71 SP 19-046 20200219.docx 






















Hearing: Sept. 18, 2003 
Decision: Sept. 18, 2003 


 
 
 
 
 
 
September 21, 2003 
 
 
 
Greens Farms Nursery School 
Attn: Sue Fiore 
71 Hillandale Road 
Westport, CT 06880 
 
Re:  71 Hillandale Road, Special Permit/Site Plan Appl. #03-059 
 
Dear Ms. Fiore: 
 
This is to certify that at a meeting of the Westport Planning and Zoning Commission held on 
Sept. 18, 2003 it was moved by Mr. Nelson and seconded by Mr. Nayor to adopt the 
following resolution. 
 
 


RESOLUTION #03-059 
 
WHEREAS, THE PLANNING AND ZONING COMMISSION met on September 18, 2003 
and made the following findings: 
 
1. Greens Farms Nursery School currently operates out of the Congregational Church of 


Greens Farms. 
2. The applicant is requesting approval to expand the program space to utilize the Social Hall 


at the church during inclement weather, and to extend the program to allow some of the 
children to remain at the school for a longer period of time during the day. 


3. The program capacity is currently 59 children. The program capacity will not be 
expanded. 


4. No changes to the church building or the site are proposed. 
5. The Westport Weston Health District has approved the application. 
6. The State Department of Health previously issued a license to the Greens Farms Nursery 


School. No additional approvals are required at this time as the program capacity is not 
changing. 
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7. The Fire Department has approved the application with the understanding that the smoke 


barrier doors into both stairs at all levels will be required to be closed at all times (or held 
open with compliant operational magnetic hold open devices). Also, no storage of any 
type shall be permitted in the hall or stair. 


8. The Police Department does not foresee any public safety concerns with the application. 
9. The Plan of Conservation and Development promotes community facilities such as the 


Greens Farms Nursery School that provided a needed service to the Town’s residents. 
 
 
NOW THEREFORE, BE IT RESOLVED that 71 Hillandale Road:  Appl. #03-059 by The 
Greens Farms Nursery School, LLC for property owned by The Congregational Church of 
Greens Farms for a Special Permit and Site Plan approval to use additional space, in a Res A, 
Map 5445, Lots 22 and 41, Map 5446, Lots 26-7 and 26-8 be GRANTED subject to the 
conditions listed below: 


 
CONDITIONS 
1. Conformance to Existing Conditions Map, prepared by Leonard Surveyors dated 2/15/96  
revised 10/8/99 and received by P&Z on 8/29/03. 
2. Conformance to Building Floor Plans (sheet A100P-A102P) prepared by Abraham 
Rothenberg Associates Architects revised 7/10/00 and received by P&Z on 8/29/03. 
3. Conformance to previous approval received from the Westport Weston Health District 
dated 7/8/03.  
4. Conformance to the Fire Department requirements that the smoke barrier doors into the 
stairs at all levels will be closed at all times, (or held open with compliant operational 
magnetic hold open devices), and no storage of any type shall be permitted in the hall or stair. 
5. Prior to the issuance of a Zoning Permit the following documents shall be submitted to the 
office:  


A. Proof of filing this resolution with the Town Clerk.  
6. Parking Spaces on site: 98.  Parking Spaces required for this use: 22, (based on 1 space for 
each 10 children (59), and one space for each employee (16)). 
7. A zoning permit shall be obtained within one year of this approval or said approval shall 
become null and void.  
8. All work approved pursuant to this Site Plan and Special Permit shall be completed within 
5 years of date of approval, by September 18, 2008. 
9. This is a conditional approval.  Each and every condition is an integral part of the 
Commission decision.  Should any of the conditions, on appeal from this decision, be found to 
be void or of no legal effect, then this conditional approval is likewise void.  The applicant 
may refile another application for review. 
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Reasons: 
 
The proposed use has been found to be in conformance with the 1997 Town Plan of 
Conservation and Development; and it will 
1. be in conformance with the applicable zoning regulations of the Town of Westport; and 
2. not prevent or inhibit the orderly growth and development of the area; and 
3. not have a significant adverse affect on adjacent areas located within the close proximity 
to the use; and 
4. not have a significant adverse affect on safety in the streets nor unreasonably increase 
traffic congestion in the area, nor interfere with the pattern of highway circulation; and 
5. not have a significant adverse effect on storm drainage, sewage disposal or other 
municipal facilities; and 
6. be in scale with and compatible with surrounding uses, buildings, streets and open spaces.  
 
 
VOTE: 


AYES -5- {Crowther, Stashower, Kuechenmeister, Nelson, 
Nayor} 


NAYS -0-  
ABSTENTIONS -0-  


 
 
Very truly yours, 
 
 
 
Eleanor Lowenstein 
Chairman, 
Planning & Zoning Commission 
 
cc:     Glenn Werfelman; Assessor 
 Judith Nelson, Director, Westport Weston Health District 













R.B. Benson and Company, Inc. 
________________________________________________________________________ 
29 East Main St.                          203-222-0770 
Westport, CT 06880 - 3749                                       fax 203-222-0770 
                             cell 203-856-9792 
                              Rick.rbbensonco@gmail.com 


        www.BensonFineHomes.com 
 


April 16, 2020 
 
Ms. Cindy Tyimiski 
Town of Westport 
110 Myrtle Av. 
Westport, CT 06880 
 
Re: ZBA & Special Permit, 71 Hillandale Rd. Greens Farms Church 
 
Dear Cindy, 
 
Attached please find a revised excel spreadsheet tracking the parking calculations at this property 
after our conversation yesterday. The parking “requirement” has stayed the same since 1996 at 
98 cars even though there have been numerous building changes 
 
This property has had 3 functions for many years – Nursery School, Social Spaces, and Worship 
spaces.  The required parking is the maximum of those uses. 
 
The Nursery School operates during the week, 5 days a week, from 8:30 to 3:00 PM when for the 
most part no social activities or worship activities are happening.  Since 1996 that school has 
been licensed for 59 children + staff.  The 2 lower level classrooms have children 4 and 5 years 
old, the first-floor classrooms have children 2 and 3 years old. 
 
This new ZBA approval #7764 added a 2nd story to the existing building and added a 
kindergarten new classroom. In 2006 a special permit was granted for the children to use part of 
the social spaces to play during inclement weather.  The new design will allow the children who 
are presently in the lower level class rooms to move to the new 2nd floor classrooms (4’s and 5’s) 
and the lower areas will be switched to indoor play space. The first-floor classrooms will remain 
2’s and 3’s. But the new kindergarten classroom will allow for the expansion of the school to add 
6 more students – to 65 and will extend the hours from 8:30 to 4:30 PM.  The increased number 
of children and staff increases the school parking to 24 from the current 22.  We will need a 
special permit for the additional children to 65. 
 
As we stated during the ZBA hearing, the primary reasons for the additions to the building are to 
accommodate existing programs and internal flow better, to deal with fire/safety issues, handicap 
access issues, and the school licensing – not to expand for a larger congregation. 
 
The current 2nd floor social spaces will be repurposed substantially by making a youth meeting 
room, 2 flex spaces and a small café for use primarily during the week and in the evenings. The 







high school youth group will use the 2nd floor on Sundays also. The first-floor social spaces will 
be expanded – resulting in a net increase in demand for parking from 73 to 96.  Functionally, the 
first floor social spaces are typically used after Sunday service, after a wedding or funeral, they 
are not rented out for outside events, so it is the worship spaces that really control demand for 
parking. 
 
The new approval increases the size of the chancel area, which just makes room for the new 
organ and better seating for the existing choir.  The redesign of the new entrance and foyer 
actually reduces first floor seating area – which is recaptured by expanding the balcony a bit. 
Because there is now better flow, 2 bigger stairways, better storage, etc. net worship space 
actually only increases a tiny bit, holding the parking requirement at 98. 
 
The 2003 zoning permit refers to 98 spaces required and provided. An examination of that plan 
shows more that 1/3 of the spaces only 7.5 ft wide.  The 2006 lot line adjustment map, which 
became our “existing conditions” map makes all the parking spaces full sized 10 ft wide, with 80 
on our property and 11 shared in the Colonial Rd ROW (which were counted in 1996 and 1999). 
Because there are 2 parking lots, the large lot has had 2 points of entry since at least 1996, and 
the small lot its own very wide entry.  The proposed plan approved by ZBA #7764 reorganizes 
that small lot to make the handicap spots full sized, better access for the dumpsters, and better 
circulation.  
 
We do need a driveway variance and parking variance because we are only providing 91 spaces 
versus the required 98.  Special permit parking exceptions are needed for the current application 
as we have the same 98 spaces required and the same 91 spaces provided as have been there for 
20 years.   
 
Let me know if you have questions, 
 
Very truly yours, 
 
Rick 
 
Richard Benson 








Greens Farms Church Parking Requirements+A1:O3171 Hillandale Rd R.Benson & S.Orban 4/15/2020
Sp. Permit


Approval Year 1996/1999/2003 2007 2/12/2020 19-064
Required Provided Required Provided Required Provided Change


Zoning Approvals #99-106 & #03-059 Lot Line Adjustment ZBA  7764 1999 - 2020
Map #9815 WLR
ZBA 6577  2/13/07


Nursery School
      classroom SF -gross 3256 3256 4277 1021
       # children -Licensed 59 6 6 59 6 6 65 7 7 6
       # employees 16 16 16 16 16 16 17 17 17 1
     Total Parking Req'd 22 22 22 22 24 24 2


Social Spaces- Net SF
   2nd Fl Social hall 2152 54 54 2152 54 54 2152 53.8 0
   1st Fl Parlor 776 20 20 776 20 20 1684 42.1 908
       Total SF for Social 2928 2928 3836 908
Total Parking req'd @1 per 40sf 73 73 73 73 95.9 91 18


Worship Space- Net SF
       Meeting house 2294 2294 2020 -274
       Balcony 390 390 551 161
       Chancel 737 737 856 119
    Total Worship SF 3421 3421 3427 6
required parking @ 1 per 35 sf 97.7 98 97.74 98 97.9 98 0


    Full Sized spaces 9 x 18 ft 58 84 86
    Handicap spaces 4 5 5
   Small Car 8 x 16 ft 36 0 0
Total Parking Provided 98 89 91 -7
note: all on-site parking includes 11 spaces on Colonial as approved in 1999 and 2003


Existing Approved
Building Coverage 14, 604 SF 17,203 SF
Parking & Driveways 28,499 SF 29,950 SF
Total Coverage 43,103 SF 47,153 SF


Note:  Nursery school only operates Monday - Friday from 8:30 AM to 3:00 PM, not on weekends
            The proposed Kindergarten room will operate 8:30- 4:30 during the week, not on weekends
Social Spaces: 2nd floor will used primarily during the week for youth activities & Boy Scouts and daytime & night classes
   Only 990 SF of second floor might be used on Sundays;  1st Floor social hall - primary use Sunday after church
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Lora Hayes 
Westport Weston Health District 
180 Bayberry Ln 
Westport, CT 06880 
 
Re: Greens Farms Church, Building addition for Greens Farms Nursery School 
 
Dear Lora: 
 
Our architect plans by Steve Orban, AIA, dated 3/23/20 reflect the various changes to the GFNS. 
 


1. We will be abandoning the approval granted in 2003 (P&Z #03-059) which granted 
permission for GFNS to use part of the church social hall for play space 


2. We will be converting the 2 existing lower level classrooms (about 970 SF) into play 
space and removing the 2 existing bathrooms, but adding a new hall ½ bath 


3. No changes to the classrooms on the first floor, but reconfiguring the entrance to the 
GFNS, renovating the office, adding a hall half bath.  Not related to GFNS, but we are 
also enlarging the 2 first floor baths to make them code compliant 


4. We are adding a new second floor which will have 2 classrooms for GFNS of about 1087 
SF total to replace the lost lower level ones, and adding one new kindergarten classroom 
of 585 SF. As part of this second floor addition, we need to add 1 new stairway at the 
front and extend the existing rear stair and elevator to the new second level. 


5. Once everything is constructed, the GFNS will apply to the state to increase from the 
present 59 children to 65 max at any one time 


 
 
Let me know if you have questions, 
 
Very truly yours, 
Rick 
 
Rick Benson 
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David Braun 
11 Devon Road 
Westport, CT 06880 







 
   


 
February 16, 2007    
 
David Braun 
11 Devon Road 
Westport, CT 06880 
 
 
  RE:  ZBA CASE #6577 
  ADDRESS: 71 Hillandale Road and 63 Hillandale Road  
  OWNER OF PROPERTY: Congregational Church of Green’s Farms 
 
Dear Mr. Braun: 
 
This is to certify that at the work session of the Zoning Board of Appeals held on February 
13, 2007, the Board voted 5 (Ezzes, Wong, Masumian, Jacobs and Nelson) in favor to 
GRANT your request for variance: For 63 Hillandale Road to permit revision of lot lines 
with change to existing setback which will remain non-conforming and existing non-
conforming coverage to remain  and  For 71 Hillandale Road to permit revision of lot lines 
with change to existing setback, remaining non-conforming, existing non-conforming 
coverage to remain,  legalization of playground equipment in setback and the following 
resolution was adopted: 


 
RESOLVED: The application of David Braun/Congregational Church of Green’s 
Farms for the property located at 63 and 71 Hillandale Road for For 63 Hillandale 
Road, Variance of Sec. 13-4 & 6-3 (for lot line revision keeping detached garage, oil tank & 
patio in setback), Sec. 13-6 & 6-2 (for lot line revision keeping total coverage over 25% on 
a non-conforming lot); To permit revision of lot lines with change to existing setback which 
will remain non-conforming and existing non-conforming coverage to remain (Assessors 
Map F08, Lot 104) and for 71 Hillandale Road, Variance of Sec. 13-4 (for lot line revision & 
legalization of playground equipment in front and side setbacks), Sec. 13-6 (for lot line 
revision keeping the building coverage over 15% and total coverage over 25%); To permit 
revision of lot lines with change to existing setback, remaining non-conforming, existing 
non-conforming coverage to remain,  legalization of playground equipment in setback in 
Res. A zone. (Assessors Map F08, Lot 105, 106). 
 
The Zoning Board of Appeals found the following unusual hardship from the application 
of the regulations to the subject property: 
 
• Topography 


TOWN   OF   WESTPORT 
Zoning Board of Appeals 
Town Hall, 110 Myrtle Ave. 
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• Safety 
• Reduces non-conformity 
 
The variance was approved subject to the following conditions: 
 


• Demolition cannot exceed that approved by ZBA  
 
The above being GRANTED in accordance with the plans submitted with the application 
(Site Plan entitled, “Map Showing Even Exchange of Property Prepared for Greens 
Farms Congregational Church, 71 Hillandale road, Westport, CT 06880, scale 1” = 20’, 
dated August 21, 2006 and revised to September 20, 2006 prepared by Leonard 
Surveyors, LLC”, and said Plans stamped "APPROVED" by the Zoning Board of Appeals 
on February 13, 2007. 
 
 
 
Effective Date:  Contingent upon applicant filing this resolution with the Town Clerk. 
 
This variance needs to be filed with the Town Clerk before you can obtain either a Zoning 
or a Building permit.   
 
The project must be built in conformance with the approved plans.  The structure cannot 
be demolished unless it has been specifically requested on the application.
 
 
 
 Yours Truly, 
 
 
 
 Jacqueline Masumian, Secretary 
 Zoning Board of Appeals 
 
JM:lmb                          
Certified Mail:RRR             
cc: ZEO 
enc. 
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TOWN OF WESTPORT 
ZONING BOARD OF APPEALS 
TOWN HALL, 110 MYRTLE AVENUE 
WESTPORT, CT 06880 
(203) 341-1081 
 


 
February 16, 2007  
 
 
 ZONING BOARD OF APPEALS 
 
 
 
 
 APPL. # 6577 
 
 Filing Fee: $ 48.00 
 
 
APPLICANT/OWNER:  David Braun   
 
ADDRESS: 11 Devon Road, Westport, CT 06880 
 
OWNER: Congregational Church of Greens Farms 
 
OWNER'S ADDRESS: 63 & 71 Hillandale Road 
 
ASSESSOR'S MAP #5445 ASSESSOR'S LOT #22 and 63 
 
 
In accordance with Section 8-3d of the State Statutes, no special permit or special 
exception granted pursuant to Chapter 124 of the Connecticut General Statutes shall be 
effective until a copy thereof, certified by the Zoning Board of Appeals is recorded in the 
land records of the town. The Town Clerk shall index the same in the grantor's index under 
the name of the then record owner and the record owner shall pay for such recording. 
 
When filing the enclosed resolution with the Town Clerk, please have this form stamped by 
the Town Clerk and return to the Zoning Board of Appeals. This form must be returned in 
order to secure a ZONING PERMIT. 
 


  





		TOWN   OF   WESTPORT

		Zoning Board of Appeals

		Phone (203) 341-1081; Facsimile (203) 454-6145










Memorandum 
To: Members, Planning and Zoning Commission 
From: Cindy Tyminski, AICP. 
Date:   5/7/2020  
Re: 71 Hillandale Road, Special Permit/ Site Plan Appl. #19-064 


Statutory Timelines  
Application Submission Date: 01/16/2020 
Application Receipt Date: 01/23/2020 
65 Days from Date of Receipt (when public hearing must open): 3/28/2020 
Public Hearing Opened (scheduled to open): 3/5/2020 
Hearing Scheduled: 5/14/2020 
35 Days from Public Hearing Commencing (when hearing must close):  
65 Days from Close of Public Hearing (when decision required):   
 
Summary 


Have all the documents been 
submitted as required pursuant 
to §44? 


Yes. 


Were any waivers to submit 
documents granted by the 
Planning Director pursuant to 
§44-4? 


No. 


Were any variances granted by 
the Zoning Board of Appeals 
pursuant to §46?      


Yes.   
ZBA #7764 variances were granted on 2/11/2020 for: 


• §13-6 Coverage (Total and Building) 
• §13-4 Setbacks (Play equipment) 
• §13-5 Coverage (Height) 
• §6-2.1 Expansion of an existing non-conforming 


building in the Res. A zone. 
 
ZBA #20-00128 variances have been requested and will be 
heard on 5/12/2020 for: 


• §34-11.2 Curb cuts and Access Drives greater than two 
• §13-11 Parking in a Res A District 
• §34-5 Parking for Houses of Worship (# of parking 


spaces required).  
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Does the application appear to 
meet all applicable zoning 
requirements?  


Yes, if variances are granted on 5/12/2020. 


Have all approvals been 
received pursuant to §44-2? 


Yes.  


Other comments? 
 
 


The Planning and Zoning Commission should confirm the 
application meets the underlying zoning district standards in §13 
Residence A, the Site Plan and Special Permit Standards and 
Objectives in §43 for Places of Worship, Parking Standards in 
§34-5 for Places of Worship and is in conformance with the 2017 
Town Plan of Conservation and Development.  


 
Description of Application 


Applicant/Agent Richard Benson  


Owner Congregational Church of Greens Farms 
Requested Action Site Plan & Special Permit Approval.   


Places of Worship in residential zones are Special Permit uses 
per §11-2.2.4 and by reference to §13 Res A. 


Proposal The applicant has proposed: 
• Additions and renovations to the existing church which 


include new front and rear façade of the building, a 
second-floor addition to be used by the Nursery School. 


• Enclosing the central outdoor atrium and relocate the 
columbarium from this location into the parking lot side 
of the church with new landscaping. 


• Create new entrances and accessible entrances.   
• Add a Nursery School classroom and increase 


enrollment (6 new students and 1 new teacher). 
• Install a new 4th curb cut onto Colonial Road. 


Existing Zoning Residence A 
PID:  F08105000  


Location The subject site is bound on three sides by roads: Hillandale 
Road, Colonial Road and Church Street South. There is a 1.5-
Acre cemetery owned by Greens Farms Church directly across 
Church Street, south from the subject site.  


Lot Size 2.37 Acres or 102,831 square feet.  


Existing Land Use Institutional Use in a Residential Zone 


Surrounding Land Use The subject property is surrounded by single-family 
residential uses with Res A directly adjacent and Res AA 
across Hillandale Road.  
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2017 Plan of Conservation and 
Development 


Chapter 4 (Maintain and Enhance Community Character) 
includes the following goal: “Maintain and enhance the character of 
Westport in order to retain to a sense of community, beauty and 
history”. 
 
Chapter 14 (Address Community Facility Needs) includes the 
goal: “Provide for community facilities to meet the needs for Westport 
residents”. 


Applicable Regulations §13 Residence A zone, Places of Worship 
§43 and §44 Site Plan and Special Permit Standards  
§34-5 Off-Street Parking and Loading 
§11-2.2.4 Places of Worship Special Permit Use. 


 
Background. 
Greens Farms Church has a long, storied past beginning with garnering permission, after a 
three-year wait, to allow Westport residents to build their own Meetinghouse in 1711.  The 
Meetinghouse was enlarged in 1736 but was unfortunately burned to the ground in 1789 during 
a skirmish.  A new site was chosen, and a new Meetinghouse was constructed in 1853 and this 
is where Greens Farm Church currently stands today (Greens Farm Church website, 2020).   
 
Proposal. 


• Reorganize parking spaces, for a total of 91 total parking spaces that includes 5 
handicapped spaces where 98 is required (variance for 7 spaces requested 5/12/2020). 


• Install new road cut from Colonial Road into the upper parking lot making the 4th curb 
cut into the site (variance for the road cut requested 5/12/2020) and reorganize the upper 
parking lot. 


• Renovate front façade and new additions to the building. 
• Enclose the former central outdoor courtyard to create a new activity space. 
• Relocate the columbaria into yard between the church and parking lot. 
• Restore organ and maintain stained glass window. 
• Construct a new second floor over existing Nursery School for new classroom space. 
• Renovate the existing classrooms on the first floor as an indoor play space.   
• Create new entrances with accessible walkways.   
• Install a new 10-foot high cupola on the existing roof (variance for height received 


2/11/2020). 
• Increase the enrollment of the Nursery School by 1 new teacher in a new classroom and 


6 new students; bringing the total up to 65 students and 17 teachers.  
• The Sanctuary space of the church will increase from 3,421 SF to 3,427 SF. 
• The Social space of the church will increase from 2,928 SF to 3,836 SF. 







 
71 Hillandale Rd.  Site Plan/Special Permit Appl. #19-064 Page 4 of 9 
Comments dated: 5/7/2020 


 


• The applicant has removed much of the existing landscaping on-site and has proposed 
an ornamental garden near the newly located columbarium, and 17 eight to ten-foot 
arborvitae to screen the neighbor. No new parking lot trees have been proposed. 
 


Zoning Data. 
ZONE: 
Res A 


Proposed Existing Required/ 
Allowed 


Lot Area: 
 


88,945 SF 88,945 SF 21,780 SF 


Building  
Coverage: 


 
19.22%* 


 
16.42% 


 
15% 


Total Lot 
Coverage:  


 
53.01%* 


 
48.46% 


 
25% 


Setbacks 
Front 
Side 
Rear  


 
24.5’ * 
4.9’* 
n/a 


 
24.5’  
4.9’ 
n/a 


 
30’ 
15’ 
n/a 


Height 10’ high cupola*  35’ 


Parking 91*** 98 (approved in 2003) 98 


*Received variances #7764 (2/11/2020).  
***Pending variances ZBA #20-00128 (5/12/2020). 
 
Zoning History. 


 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


The current building of Greens Farms Church was constructed 1835, with much of 
the current configuration occurring prior to Zoning Regulations.  The following 
approvals and recent zoning permits are in the P&Z records: 
 
ZBA #20-00218 variances will be heard on 5/12/2020 for: 


• §34-11.2 Curb cuts and Access Drives greater than two for a site 
• §13-11 Parking in a Res A District 
• §34-5 Parking for Houses of Worship (# of parking spaces required).  


 
ZBA #7764 variances were granted on 2/11/2020 for: 


• §13-6 Coverage (Total and Building) 
• §13-4 Setbacks (Play equipment) 
• §13-5 Height (Cupola) 
• §6-2.1 Expansion of an existing non-conforming building in the Res. A zone. 


 
WLR Map #9815 filed on the Westport Land Records on 3/16/2007, endorsed by 
Larry Bradley, for a lot line revision (equal area change) between 71 Hillandale Rd. 
and 63 Hillandale Rd, both owned by the Congregation Church of Greens Farms.   
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Zoning 
History 
(cont.):  
 


The signature box of WLR Map #9815 states that this “is for recording purposes only 
and is not a subdivision or a re-subdivision and does not represent an endorsement of this 
plan by any Commission or Board”.  
 
ZBA #6577 variances were granted on 2/13/2007 to allow a lot line revision: 


• §13-6 & §6-2 Coverage (for a lot line revision resulting in a lot over total and 
building coverage). 


• §13-4 & §6-3 Setbacks (for a lot line revision resulting in a lot that has a 
garage, oil tank and patio in the setback). 
 


Site Plan/Special Permit Application #03-059 (2003) approval to expand the 
existing nursery school program space to include use of the Social Hall (2,120 SF), 
located on the 2nd floor during inclement weather, add one additional teacher, allow 
more children in the munchkin program to remain at the school later in the day. No 
changes to the building or the site were proposed. 
 
Site Plan/Special Permit Application #99-106 (2000) approval granted for 628 
square foot addition to existing church and to provide ADA compliance. 
 
Zoning Board of Appeals #5745 (2000), variances granted for building and total 
coverage to allow demolition and construction of a 1 and 2 story addition, interior 
renovations, storage, and ADA compliance. 
 
Zoning Board of Appeals #5604 (1998), variances granted to permit legalization of 
shed over building and total coverage. 


 
Analysis/Considerations 
 


1. Site Circulation. 
The applicant has proposed a fourth new curb cut onto Colonial Road where two are 
allowed.   


§34-11.2 Curb Cuts and Access Drive 
Entrances and exits to a parking lot should be placed as far as possible from intersections 
in order to provide maximum storage and maneuver space. Combined entry-exit points 
should preferably be located at mid-site. When entrances and exits are separate, the 
entrance should be placed as far upstream in the site frontage as possible and the exit 
should preferably be placed in the downstream portion of the site. There shall be a 
maximum of two (2) curb cuts per site, unless a third emergency vehicle access is 
required for public safety. 
 


The 2003 Site Plan and Special Permit approval showed parking spaces that were 
narrower (7.5’) than what is required by the current regulations (9’).  In addition, there 
were 11 pre-existing parking spaces that go past the property line and back out directly 
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into a Town road, which was not a safe condition.  The applicant is now removing those 
parking spaces.  


 
Recommendation:   
This application meets the curb cut requirements if the necessary variances are 
granted: 


• The applicant has requested a variance on 5/12/2020 for relief from §34-
11.2 to allow this fourth curb cut onto Colonial Road. 


• The applicant states that they have made this modification to improve the 
circulation in the parking lot.   


• The applicant states that the trash area has been relocated to 
accommodate this new circulation. 


 
2. Parking. 


After the 2003 Site Plan and Special permit approval which required 98 parking spaces, 
the applicant restriped the parking lot, making spaces wider, which resulted in 91 
parking spaces.  The applicant is widening all the spaces in the upper parking lot to 9’ in 
width.  The current regulations per §5-2 require parking spaces that are 9 feet in width 
and 18 feet in stall length.  The applicant has proposed additional floor area to both the 
Sanctuary area to the Social Function space.  The parking demand for Places of Worship 
is calculated per §34-5:  
 


§34-5 Places of Worship and Theaters** 
The greater of (a) 1 space for each 35 SF of the Sanctuary or Theater including lobbies 
and/or vestibules; or; (b) 1 space for each 40 SF of all rooms, other than the Sanctuary or 
Theater including lobbies and/or vestibules; used for social functions. 
** Floor area for Places of Worship and Theaters shall be measured from the interior of the exterior walls and 
there shall be no deductions for stages, beams, alters, choirs or similar spaces. 
 
Recommendation:   
This application meets the parking requirements: 


• Given the provided floor areas, the increase to the floor area for Social 
Functions in this Place of Worship does not add to the parking demand 
for this site as the Sanctuary spaces is what is used to calculate the 
demand in this particular case.   


• The changes to the Nursery School does not influence the parking 
demand.  Previous approvals for the Saugatuck Nursery School in the 
Congregational Church and the Nursery School at the Conservative 
Synagogue did not require additional parking as the school use occurs 
when the Sanctuary is not being used. 


• The applicant will go to the 5/12/2020 ZBA meeting to request a parking 
variance for 7 parking spaces at the accommodate the parking spaces that 
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were lost to restriping to make the spaces wider and the removal of the 11 
spaces that backed out onto Colonial Road.   


• The parking spaces throughout the site will comply with the dimensional 
regulations for parking spaces. 
 


3. Landscaping.   
The applicant removed much of the existing site landscaping recently, including the 40’ 
high coniferous screening, approximately 17 trees, between the new entrance on 
Colonial and the adjoining residential neighbor.  The applicant has submitted a 
landscape plan on 5/4/2020.  


 
Recommendation:   
The applicant has provided a landscape plan showing the 17 white pine being 
replaced with 17 eightto ten-foot arborvitae along the neighbor’s property line. 
The plan was submitted to the Tree Board for review of 5/5/2020.   


 
4. Drainage.   


The applicant has submitted a revised grading and drainage plan on 5/4/2020 and a 
storm water drainage report.  We are waiting for comments from DPW-Engineering.  


 
Recommendation:   
As additional coverage is being added as a result of this proposal, comments 
from the DPW-Engineering Department are required prior to Site Plan/Special 
Permit approval.  They are expected prior to the 5/14/2020 P&Z meeting. 
 


5. Nursery School.   
The applicant has proposed an increase to the Nursery School with 1 new teacher in a 
new classroom and 6 new students bringing the total up to 65 students and 17 teachers. 
This new classroom will be for Kindergarten students (age 5) and will run from 8:30 – 
4:30. Currently the Green Farms Nursery School (GFNS) runs 8:30 – 3:00 PM.  The 
younger children will remain on the first floor and the older children will be relocated to 
the second floor.  


 
Recommendation:   
The Health Department has noted that the applicant should “Contact State of CT 
Early Childhood Program for approval prior to the start of construction”.  The 
applicant states that they spoke to this agency and approvals will not be given 
until after construction.  Since the application has been recently revised to change 
the enrollment the Nursery School, the applicant has also been required to bring 
the plans to the Fire Marshal for additional review.   
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Standards and Requirements 
§44-5 lists the Site Plan Standards and Objectives the Planning and Zoning Commission should 
consider in reviewing the application. §44-6 lists the Special Permit standards the Commission 
should consider in reviewing the application. The application appears to conform to all 
applicable standards and objectives. As a Special Permit application, the Commission has 
discretion to modify the plans as deemed necessary to conform to the Special Permit standards. 
The Commission may approve the application as submitted or approve it with modifications to 
conform to the Special Permit standards. 
 
Further Reviews 
 


1. Prior to Approval of the Special Permit/Site Plan: 
i. Variances from ZBA on 5/12/2020 need to be received. 


ii. Comments from DPW- Engineering need to be received.  
iii. Comments from Fire need to be received. 


 
2. Prior to the issuance of the Zoning Permit, which shall be obtained prior to 


commencement of any work, the applicant shall submit and obtain the following: 
i. Final approval from DPW Engineering for grading and drainage; 


ii. Copies of all necessary permits, such a road cut permit, from DPW; 
iii. Final Review by the Planning and Zoning Commission landscape 


subcommittee. 
 


3. Prior to issuance of a Zoning Certificate of Compliance (ZCC), the applicant 
shall submit a final "As-Built" survey and the following shall be completed: 


i. All striping, including the parking and any required fire lanes, shall 
be in place and located on the as-built plan. 


ii. All landscaping shall be installed and in a healthy condition. 
iii. A copy of the license from the Connecticut Office of Early 


Childhood, permitting a Day Care Facility for 65 children, shall be 
provided. 


iv. Final site inspection by the Zoning Enforcement Officer. 
 
 
 
 
 
 
 
 
 







 
71 Hillandale Rd.  Site Plan/Special Permit Appl. #19-064 Page 9 of 9 
Comments dated: 5/7/2020 


 


Department Comments. 
ARB 1/14/2020: Approved. 
Police Pending: 
Tree Board Pending: 


Fire Pending: Waiting for second review with applicant’s 
modification of the application which changed the number 
of Nursey School attendees.  
Fire Marshal: Applicant has been provided (5/5/20) paper 
copies of the revised plans in for this second review. 
 


Health - WWHD 4/23/2020: State approval is required for the increase to 
students and staff. WWHD notes that the “applicant should 
contract the CT Early Childhood Program for approval prior to 
the start of construction”.  The applicant explained that they 
have contacted the State. 
 


DPW-Engineering Pending:  Waiting for second review on the revised plans 
and drainage report. 
Town Engineer:  Will review the newly submitted 
drainage report and grading plan prior to the meeting. 
 


 
There is no site visit scheduled for this application. The Commissioners are encouraged to 
visit the site on their own; individually. 
 
Attached 


• Applicants Narratives dated 4/14/20, 4/15/20 and 4/16/20. 
• Existing Conditions Survey entitled Congregational Church of Greens Farms prepared by 


Leonard Surveyors, LLC dated 11/28/2019. 
• Development Plan (Proposed Grading and Drainage) entitled Congregational Church of Greens 


Farms last revised 5/2/2020. 
• Landscape Plan entitled Landscape Plan and Detail for Congregational Church or Greens Farms 


prepared by Ochman Associates last revised 5/2/2020. 
• Building Plans entitled Greens Farm Church by Steven Orban, Architect, dated 11/19/2019. 
• Engineering Comments, 2/19/2020, will be superseded. 
• Fire Comments, 2/5/2020, will be superseded 
• WWHD Comments, 4/23/2020. 
• Zoning Board of Appeals #6577 Resolution (2/11/2020). 
• Site Plan/ Special Permit Resolution #03-059. 
• Westport Land Record (WLR) #9815. 





